This paper is aimed at contributing to the scarce empirical literature on mortgage valuation by ranking the factors that influences mortgage valuation inaccuracy in the Kaduna Residential property market. A quantitative research approach using a survey design was adopted and structured closedended questionnaires were designed and administered to 57 registered Estate Surveying and Valuation (ESV) firms in Kaduna metropolis; 51 out of the 57 administered questionnaires were returned and used for analysis. A simple random sampling technique was employed and the 5-point Likert scale used as the scale of measurement, while causative factors were ranked using the Relative Importance Index (RII). The study analyzed the data using percentages. Findings indicated that data inadequacy, imperfection in the property market and clients' pressure are the most trending in the absence of a unified valuation approach. The regulatory framework and valuation methodology are least contributory to valuation inaccuracy in the study area. The research will be of interest to practitioners and academic researchers interested in mortgage valuation as a guide for conducting mortgage valuation in the study area.
www.degruyter.com/view/j/remav vol. 26, no. 3, 2018 rental evidence and inaccurate capitalization rate (AYEDUN2009). Worsening the phenomenon is noncompliance with the standards of the practice and procedures in arriving at the opinion of values in some cases and resorting to hiking up their opinions of values with a view to satisfy the mortgagor's demand, who in-turn pay gratification (BABAWALE, OMIRIN 2012; EFFIONG 2015; MUNSHIFWA et al. 2016) .
It is therefore clear that previous studies were on valuation accuracy in general, without the extensive assessment of factors influencing inaccuracy in mortgage valuation within Kaduna metropolis. This paper therefore seeks to bridge the gap by assessing and ranking the influential factors affecting mortgage valuation inaccuracy in Kaduna, with a view to improvie the quality of the mortgage valuation practice.
Literature review
The topic of valuation accuracy, reliability and variance has been a focus of research in the real estate profession for quite some decades now (ROSSINI 1999; KUCHARSKA -STASIAK 2013) . Debate on valuation accuracy continued to receive attention from the academia, practitioners and other stakeholders in the real estate business circle, triggered by the pioneer works of HAGER and LORD (1985) , who invited valuers to value two properties in the UK, the result of which provided for the range of +/-5 on either side of the correct value. The study of Hager and Lord was immediately followed by that of BROWN (1985) who used the regression model to relate transaction price with the previously conducted valuation estimates on a small sample size of 29 properties in the UK and concluded that the valuations were good proxy of sales price in the UK. Subsequently, in 1987, Drivers Jonas commissioned Investment Property Databank (IPD) to carryout empirical research into valuation accuracy in the UK using large samples of properties (IPD/DJ, 1988) . The study found that sales prices are closely related to valuation estimates. However, WALDY (1997) questioned the integrity of the findings on valuation accuracy and advocated for behavioral research to complement valuation accuracy debates. Developments in the UK on valuation accuracy transcend to the US, where COLE, GUILKEY and MILES (1986) and FERGUSON (1988) conducted similar studies, which they concluded by questioning the reliability of valuation estimates (ALUKO 2004) . In Australia, (PARKER 1998), using a small sample size and a case study, found correlations between sales prices and valuation estimates.
Findings on valuation accuracy in developed markets show a high level of accuracy; the case is different, however, with emerging property markets. For instance, in Nigeria, AJIBOLA(2006) conducted a study on the accuracy of valuation in Lagos state with a reported margin of error on valuation figures of between +24.82% and +51.54% for Ikoyi and Ojodu areas of Lagos State respectively. OGUNBA and AJAYI(1998), on the other hand, found a margin of -33.43% and 36.47% for Victoria Island and Ikoyi respectively. All these margins exceed the established +15% acceptable margin of error, thus pointing to a worse scenario in Nigeria when compared to the UK and US. ALUKO (2000) conducted research on mortgage valuation and subsequent sale prices of mortgaged properties used as collateral securities based on bank records of mortgage valuations conducted by fifty-nine (59) estate surveying and valuation firms in Lagos Metropolis. The sale prices of the properties were compared with their earlier valuation estimates and analyzed by means of regression/ANOVA; a conclusion was drawn that valuation in Nigeria is a good proxy for price; nonetheless, different findings were reported by (AJIBOLA 2010), i.e. that mortgage valuation in Nigeria is not a good proxy for sale prices on foreclosed properties.
Similarly, ALUKO(2004)conducted a study on the reliability of valuations for mortgage purposes; the study examined open market valuations as a good proxy for prices in Lagos metropolis through an interview conducted among 42 lending institutions and 59 estate surveying and valuation firms, using stratified sampling on transactions entered into between January 1994 to December 2002. The results show that the relationship between the values and the prices of properties sampled was 78%, and was significant at P-Value of [0.0000]. It concluded that the evidence from regression analysis showed accuracy in open market valuation for mortgages, and thus a good proxy for predicting market prices, although the accuracy is not as high as in the UK, USA and Australia. ALUKO (2004) also noted that value should be reported as a range rather than a single point estimate, further stating that valuers may adopt statistical analysis in their valuations to improve valuation accuracy and reliability in value predication.
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Moreover, (OLUWUNMI et al. 2011 ) studied client's satisfaction on mortgage valuation reports in Nigeria and reported that mortgage valuation practitioners require a search for additional information for improved output to conform with the best practice standards, as required of the valuer to provide adequate, appropriate and relevant information which the bank may rely upon to grant mortgages. The results showed that mortgage valuation reporting has not produced optimum satisfaction of clients, thus concurring with previous researchers. The aforementioned review demonstrated that the bulk of mortgage valuation research revolved around valuations for the determination of open market value in residential properties. Little attention was paid to causative factors responsible for valuation inaccuracy in mortgage valuation. It is, therefore, necessary to extend to the root of this issue by presenting a challenge to practicing surveyors in the study area to assess the extent to which those factors affect mortgage valuation accuracy in the residential property market, in order to enrich existing literature on the subject matter by revealing the proportional contribution of each factor in influencing mortgage valuation accuracy as presented in Table 1 below, based on the adopted coding: (F1) valuation methodology, (F2) problems of relevant data, (F3) client pressure, (F4) Effective regulatory framework, (F5) absence of national valuation standards, (F6) skills, experience and judgment of valuers (F7), the integrity of the individual valuer, (F8) characteristics of the property market (F9) valuation assumptions, (F10) familiarity with the property market, and (F11) errors in the survey, and (F12) negligence. 
OSMOND and HARCOURT (2014) √ √ √ 10.
Bowcock ( BABAWALE and ALABI(2013)
Source: Field survey 2017.
Data and methods
The study was mainly based on the quantitative approach, utilizing survey research. The study population was primarily the estate surveyors and valuers practicing within Kaduna City; 67 registered firms in Kaduna metropolis form the sampling frame from which a sample size of 57 was drawn using Yammane's formula as follows: A simple random sampling technique was used to select the 57 samples as representative of the population. Data was collected using structured close-ended questionnaires, which were initially administered in a pilot test; observations were collated and amendments were made before producing the final improved version administered on the study population. Of the 57 distributed questionnaires, 51, representing 90 percent, were considered valid for data analysis. The reliability of the instrument was tested using Cronbach's alpha coefficients. The instrument is considered reliable, as all the items have an alpha value above the recommended minimum of 0.7 (PALLANT2011).
The results of the analysis have been presented in percentages. Relative importance of the factors is calculated using the Relative Importance Index (RII) formula below.
AxN
where, ∑ is the sum of the weighted individual responses, A is the highest response value, in this case 5 since the 5-point Likert scale was used to collect the data, and N is the sample size. This can alternatively be calculated using the following formula:
The values obtained from RII range from 0 to1, with 1 representing perfect importance. In other words, the closer the RII value is to 1, the higher its importance and vice versa.
Empirical results

Respondents' profile
The profile of the respondents is presented in the table below. Table 2 shows that majority of the respondents are B.Sc degree holders as indicated by 51 percent declaring so, and HND (Higher National Diploma) holders amounting to 33.3 percent. Only 9.8 percent and 5.9 percent hold M.Sc. and Ph.D. degrees respectively. Similarly, Table 3 shows that 64.7 percent of the respondents are Associates of the Nigerian Institution of Estate Surveyors and Valuers (NIESV), followed by probationers of the institution. However, only 5.9 percent are FNIVS members. Source: Field survey 2017.
Table3
Professional Qualifications
The majority of the respondents, as shown in Table 4 below, are principal partners of their firms, representing 31.4 percent. Another 25.5 percent are managers and branch heads, respectively. The remaining 17.6 percent of the respondents represent other positions. Source: Field survey 2017. Table 6 below shows the type of valuations typically carried out by real estate firms in Kaduna. It shows that the most common valuation is mortgage valuation, followed by sales, rental, asset, insurance, rating, probate and for balance sheet purposes, as ranked 1 st to 8 th respectively. 
Factors influencing mortgage valuation inaccuracy in Kaduna metropolis
The ranking of the factors affecting mortgage valuation inaccuracy in the Kaduna residential property market has been presented in Table 7 Source: Field survey 2017. Table 7 shows that the problem of relevant data and the valuation methodology adopted are the major factors influencing mortgage valuation inaccuracy as indicated by responses of strongly agree, and thus ranked 1 st and 2 nd respectively. This finding is evident from the fact that access to the required data for valuation purposes is problematic in Nigeria (ONYEJIAKA, OLADEJO and EMOH 2015) . Pressure exerted by the clients, the valuers' skills, regulatory framework, characteristics of the property market and absence of national valuation standards were ranked as the 3 rd to 7 th factors respectively affecting mortgage valuation inaccuracy, as shown by the agree responses of the respondents. On the other hand, respondents were undecided as to valuation assumptions and familiarity with the property market as factors affecting mortgage valuation inaccuracy, and these were, therefore, ranked as the 8 th and 9 th factors affecting mortgage valuation inaccuracy in the Kaduna residential property market. These findings agreed reasonably with the results of similar studies conducted by (AYUTHAYA, SWIERCZEK 2014; CHUKWUMA et al. 2015; EFFIONG 2015; ADEGOKE 2016; Olufolahan et al. 2016) .
Factors affecting mortgage valuation inaccuracy were cross tabulated with the professional qualifications of respondents to examine the pattern of their responses as shown in Table 8 below. Source: Own study. Table 8 above shows a cross tabulation between factors affecting mortgage valuation accuracy and the professional qualifications of respondents. The result shows that all the respondents agreed that valuation methodology is a factor contributing to mortgage valuation inaccuracy, although there were 33 percent undecided responses from fellow members of the Nigerian Institution of Estate Surveyors and Valuers. Similarly, all the respondents agreed on the problems of relevant data and client pressure as factors affecting inaccuracy. However, there are divergent views among the professionals on the regulatory framework and absence of national valuation standards as factors responsible for valuation inaccuracy. ANIVS and probationer members agreed as to the skills and experience of the valuer as well as valuation assumptions, while the rest were undecided. Only probationers agreed on familiarity with the property market as a factor affecting mortgage valuation inaccuracy, with the rest of the respondents disagreeing, as indicated by 57, 100 and 100 percent of such answers declared by ANIVS, FNIVS and PPNIVS respectively.
Measure for reducing inaccuracy in mortgage valuation
This section presents the results of proposed solutions to the problem of inaccuracy in mortgage valuation in the Kaduna residential property market as presented in Table 9 Source: Field survey 2017. Table 9 shows that the most important solution to the problem of mortgage valuation inaccuracy is improving the quality of education through syllabus and curriculum enhancement. The curriculum should be periodically reviewed to meet the changing needs of valuation practice. The creation of an adequate databank on the subject, provision of valuation standards and a guideline manual, quality of data/handling and proper management, more effective regulatory framework, compliance with ethical standards, enforcement of NIESV code of conduct, specialization within the profession based on skills, knowledge and experience, and affiliation with foreign professional bodies were ranked 2 nd to 9 th respectively as measures towards reducing/eliminating the problem of valuation inaccuracy in Kaduna. However, respondents were undecided on improving industrial training and pupilage training, as well as compulsory attendance of CPD, thus these ranking the lowest in the order of importance, i.e. the 10 th and 11 th factors respectively. www.degruyter.com/view/j/remav vol. 26, no.3, 2018
Conclusion
The world is dynamic and driven towards competency with the market becoming increasingly globalized, thereby expecting a higher standard of practice from practitioners in the market of valuation. The profession has a duty to respond to the dynamics of market requirements through innovation and improving competencies as suggested by research findings if public confidence regarding the reliability of mortgage valuation is to be restored. This is because mortgage valuation has become an integral element of societal growth that no society, especially the study area, can ignore. The research identified the need to set measurable targets towards improving the accuracy of mortgage valuation in the study area.
